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FINAL FINDINGS AND DECISION BY THE DESIGN
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The Design Commission has  approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision , including the written response
to the approval criteria and to public comments received on this application, are included in
the version located on the BDS website

http://www.portlandonline.com/bds/index.cfm?c= 46429 . Click on the District Coalition then

scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 16-207483 DZM

PC # 16-18817/8

Multnomah County Health Headquarters Building

BUREAU OF DEVELOPMENT SERVICES STAFF . Puja Bhutani 503-823-7226 /
Puja.Bhutani@portlandoregon.gov
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Tax Account No.:
State ID No.:
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ZGF Architects LLP

1223 SW Washing ton Street, #200
Portland, OR 97205

Brett Taute, Owner

Multhomah County - Facilities & Property Management
401 N Dixon Street

Portland, OR 97227 -1865

Steve Cruzen

Shiels Obletz Johnsen

1140 SW 11th Avenue, Suite 500
Portland, OR 97205

NW 6th Avenue & NW Hoyt Street

BLOCK U LOT 8 TL 2400, COUCHS ADD; BLOCK U LOT 1 TL 2401,
COUCHS ADD; BLOCK U LOT 4 TL 2404, COUCHS ADD; BLOCK U
LOT 5 TL 2405, COUCHS ADD

R180237020, R1802 37000, R180237016, R180237017

IN1E34BD 02400, 1N1E34BD 02401, IN1E34BD 02404, 1N1E34BD
02405

2929

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201
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Neighborhood: Old Town -China Town, contact Sarah Stevenson 503 -226-4368 x2 or
Zach Fruchtengarten 503 -227 -1515.

Business District: Old Town Chinatown Business Association, contact at
chair@oldtownchinatown.org.

District Coalition: Neighbors West/Northwest, contact Mark Sieber at 503 -823-4212.

Plan District: Central City Plan District 0 River Sub District

Zoni ng: CXd, Central Commercial with Design Overlay

Case Type: DZM, Design Review with Modifications

Procedure: Type lll, with a public hearing before the Design Commission. The

decision of the Design Commission can be appealed to City Council.

Proposal:

The proposalisfora9 -st orey, 157,-8006shigthd4bdil ding on the

the Bud Clark Commons development. Ground floor uses include a pharmacy, lobby, work space

and loading area. The building will have a public entry sequence focus ed on the intersection of
NW 6th Avenue and NW Hoyt Street. Support services and the circulation core, including

stairways, elevators, restrooms, break rooms, and mechanical rooms, are concentrated on the

west side of the floor plate. The loading bay consists of two standard O6AD
from NW Irving Street and adjacent to the Bud Clark Commons courtyard entrance. No parking is
proposed. A bike room, with 55 parking spaces, will be accessed from NW Hoyt Street. Short term
bike parking for  visitors will be placed near the entrances on the north and south elevation. Upper
levels include clinics, offices and administrative work areas. A terrace and storm water planters

are proposed on the 9 t floor. The building will have a vegetated eco roof, and the rooftop
mechanical equipment will be screened. Primary exterior materials include Precast concrete base
with butt glazed window wall system, Pewter blend Norman brick with slurry and random

diagonal press, Aluminum window system with precast sills , acrylic stucco and painted metal
panels (12GA, unbacked) for the window projections, light shelves and spandrels, box rib metal

panel (22GA, unbacked) for the 9  t floor walls and mechanical screen, and clear glass windows.

The proposal uses the bike lo  cker room, eco -roof and affordable housing replacement fund
bonuses, to add a maxi mum bonus FAR of 3:1, and
of 9:1.

Modification requests (33.825.040), Portland Zoning Code (PZC):
1) Ground floor Windows (33.510 .220): Allow qualifying window features for less than 50
percent of the length of the elevation that fronts on Irving Street.

2) Ground floor active use (33.510.225) . Allow active uses for less than 50% of the ground floor
of North elevation that fronts on Irving Street.

3) Modification to Bicycle Parking Standards (33.266.220.C ): Allow a space less than 2 feet
by 6 feet for each required bicycle parking space.

Design Review is required because the proposal is for a non exempt new development within t he
Central City Plan district - River sub district.

Relevant Approval Criteria:

In order to be approved, this proposal must comply with the criteria of Title 33. The relevant
criteria are:

1 33.825.040 Modifications that will better meet Design Review Requ irements

1 Central City Fundamental Design Guidelines

1 River District Design Guidelines

vacant

l oading

ma X i

mu m
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ANALYSIS
Site and Vicinity: The site is a vacant | ot-6mmefasetr i hgr 28 0mé eiemu m
floor plate of 17,500 square feet. The proposed building will be built close to the property lines at

all boundaries. It is adjacent to the Bud Clark Commons development on the west. The Portland

bus station is to the east, the historic Italian Renaissance style Union Station is immediately

northeast ; and Chinatown -Japantown and Skidmore -OIld Town histo ric districts are to the south -
east of the site. The historic Beaux Art style PNCA building and the Post office building are located

to the southwest and northwest along NW Broadway Street.

The site is bound on the nor  th by NW Irving Street, to the east by NW 6th Avenue, to the south by

NW Hoyt Street. NW 6th Avenue is a major transit priority street, and the light rail runs south to

north on this street. NW Hoyt and NW Irving are both local service streets. NW Broadway Street is
located immediately to the north and provides access to the Broadway Bridge. The site is located
within the Cityds pedestrian district.

Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland 's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to be

very intense with high building coverage, large buildings, and buildings placed cl ose together.
Development is intended to be pedestrian -oriented with a strong emphasis on a safe and attractive
streetscape.

The 6 d 6 o0 v ermorhoteythe conservation and enhancement of areas of the City with special
historic, architectural or cultural va lue. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design districts
and applying the Design Overlay Zone as part of community planning projects, development of
design guidelines for each district, and by requiring design review. In addition, design review
ensures that certain types of infill development will be compatible with the neighborhood and
enhance the area.

The Central City Plan District implements the Cent ral City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan, the
University District Plan, and the Central City Transportation management Plan. The Central City
plan district imple ments portions of these plans by adding code provisions which address special

circumstances existing in the Central City area. The site is within the River Sub district of this
plan district.
Land Use History: City records indicate the following prior la nd use reviews for this site.

I LU14-170471: Request for a Type lll Design Review with modifications was withdrawn.
1 LU15- 263941 EA: Pre -Application Conference to discuss a Type Ill Review for the current
proposal.

Agency Review: A ORequest f orasmRaled prAogust 4 8016v . The following Bureaus
have responded with no issues or concerns:
A Site Devel opment Section of BDS

The Bureau of Environmental Services responded with  no objections to the approval of the
design review application. Please see Exhibit E-8 for additional details
The Bureau of Transportation Engineering responded with the following comment. Please see

Exhibit E -2 for additional details.
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There is no specific transportation -related approval criteria associated with the proposed Design
Review; therefore, PBOT has no objections to the request. The requested modification to Ground

Floor Active Use Standards and the Transit Street Main Entrance Standards do not impact the

abutting rights -of-way (ROW) or the transportation system in t he area. Accordingly, PBOT has no
objections to said Modifications. Any proposed canopies must meet the standards found within
PBOT6s Encroachment Policy. The applicant will/l be requi
on both NW Hoyt and NW Irving fr  ontages to meet the design elements of the River District. They

will also be required to reconstruct/repair the existing frontage to River District Standards in

relation to the proposed removal of the taxi stand and reconstructing the sidewalk in this area

Also effective July 1, 2016, all new applications for building permits with designs that proposed to

locate exclusive utility vaults within the right -of-way will need to enter into a lease with the City of
Portland.

The Bureau of Parks  -Forestry Division responded with the following comment. Please see
Exhibit E -3 for additional details. ~ Urban Forestry has no objections to the proposal subject to the
following conditions of approval:

1. Street Tree Planting prior to final plat approval

The four (4) Norway maple trees along NW 6 t Avenue are approved for removal as they are on the
Portland Nuisance plant list, and will not require additional mitigation. There are approximately
200 feet of street frontage at this location, the existing utilities will redu ce the required number of
trees by four requiring  four trees to be planted or preserved. For projects affecting 200 linear feet

of frontage or more, Urban Forestry will review the early project design to identify opportunities to
maximize new Street Tree p lanting, considering the planter width, the location of existing and

proposed utilities, and visibility requirements in accordance with 11.50.060.C.2. There are

approximately 87 feet of street frontage at the NW Hoyt Street location, the existing utilities will
reduced the required number of trees by one requiring two trees to be planted or preserved. There
is approximately 88 feet at NW Irving Street frontage requiring three trees to be planted.

The Life Safety Division of BDS responded with the following comment: Please see ExhibitE -4
for additional details.

0A Building Permit has been applied for and a Life Safety plans examiner, Maureen McCafferty,

has been in contact with the applicant. Please refer to correspondence from the Life Safety plans

examin er for building code -related comments. 06

The Water Bureau _responded with responded with no objections to the proposed development.
Please see Exhibit E -5 for additional details.

The Fire Bureau responded with the following comment. Please see Exhibit E -6 for additional

details.

0A separate building permit is required for this proposal. All applicable Fire Code requirements

shall apply at the time of permit review and devel opmen
The Site Development Section of BDS responded with the following comme  nts: Please see

Exhibit E -7 for additional details.

0Site Development takes no exceptions to the approval o
conditions of approval. A geotechnical report will be required at the time of building permit. The

report will must include recommendations for temporary excavation support. In addition, it must

include a site specific seismic hazard study because the building qualifies as a major structure

under ORS 455.447(1) (c). The site appears to be a gravel or paved | ot with raised planter beds.

The demolition of the raised beds should be included in the new building permit scope of work.

The site qualifies as a Special Site per PCC 10.30. 030 with additional requirements for erosion,

sediment and pollution control. An erosion control plan prepared by a Certified Professional in


http://www.portlandonline.com/auditor/index.cfm?c=28837&a=18937
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Erosion and Sediment Control (CPESC) or State of Oregon registered professional engineer will be
requiredatthe t i me of permit application. o

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on August 29,
2016 . One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.

1. Zach Fruchtengarten and Sarah Stevenson, Co -Chair, Land Use and Design Review Committee,
Old Town Chinatown Community Association, August 9, 2016, stated that they support the
proposal with the understanding that the County will transfer it s parking entitlements to PDC.
They also expressed a desire for retail space on the ground floor that is accessible and relates
to the train station. Refer to Exhibit F.1 for more information.

Staff appreciates the comments received by the Old Town Chi natown Community Association.
The proposal includes a potential lease area on the south -east corner of the ground floor. This
location is appropriate given that NW Hoyt Street is currently a more active through street that
connects this area to the Pearl D istrict in the west. The proposal also provides for the future
conversion of sections of the east facing fagade into a storefront system with doors. No

minimum parking is required for this proposal and the site is well served by transit along NW

6t Avenue . Staff is not aware of any parking entitlements associated with this development,

and any transfers must comply with the requirements of the Zoning Code. Refer to more

detailed discussion below.

Procedural History: The first Design Commission hearing on the proposal was held on September
22nd 2016, with a staff report recommending denial. A second hearing was held on November 3 1,
2016, with another recommendation for denial.

At the final hearing on November 10, 2016, the Design Commission recommende d full approval of
the proposal an d modifications, subject to certain conditions of approval.

ZONING CODE APPROVAL CRITERIA

Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enha nces the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design district

or area. Design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area. Design review is also used in certain cases to review public

and private projects to ensure that they are of a high design quality.

Section 3 3.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have shown
that the proposal complies with the design guidelines for the area.

Findings:  The site is designated with design overlay zoning (d), therefore the proposal

requires Design Review approval. Because of t
guidelines are the Central City Fundamental Design Guidelines and River District
Guidelines.

River District Design Guideline s and Central City Fundamental Design Guidelines

The River District is a remarkable place within the region. The area is rich with special and
diverse qualities that are characteristic of Portland. Further, the River District accommodates a

he

Sit
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significantp or t i on of the regionds population growt h. This a
connections to it, and creates a strong sense of community. The goals frame the urban design
direction for Central City and River District development.

The Central City Fundamental Design Guidelines and the River District Design Guidelines focus

on four general categories.  (A) Portland Personality, addresses design issues and elements that
reinforce and enhance (B)PededtriamEdphssisc h addrasses des ign issues
and elements that contribute to a successful pedestrian environment. (C) Project Design,
addresses specific building characteristics and their relationships to the public environment. (D)
Special Areas, provides design guidelines for the four sp ecial areas of the Central City.

River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship with
the Willamette River.

2. Create a community of distinct neighborhoods that accommodates a significant par t of the
regionds residential growt h.
3. Enhance the Districtds character and Ilivability by fo

give comfort, convenience, safety and pleasure to all its residents and visitors.
4. Strengthen connections within River District, and to adjacent areas.

Central City Plan Design Goals

Encourage urban design excellence in the Central City;

Integrate urban design and preservation of our heritage into the development process;

Enhance the character of cts;he Centr al Cityods distri
Promote the development of diversity and areas of special character within the Central City;
Establish an urban design relationship between the Ce
City as a whole;

Provide for a pleasant, rich and diverse pedestri an experience for pedestrians;

Provide for the humanization of the Central City through promotion of the arts;

Assist in creating a 24 -hour Central City which is safe, humane and prosperous ;

Ensure that new development is at a human scale and that it rela tes to the scale and desired

character of its setting and the Central City as a whole.

agrwnNE

© N

Staff has considered all guidelines and has addressed only those guidelines considered applicable
to this project.

Al. Integrate the River. Orient architectural and |  andscape elements including, but not limited
to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and greenway.
Develop access ways for pedestrians that provide connections to the Willamette River and

Greenway.

Al-1.Linkthe Rivertothe Community. Link the Willamette River to the community reinforcing

the riverds significance. This guideline may be accompl

1) Organizing | and areas and groupings of buildings to v
community.

2) Focusing and articulating roadways and pedestrian ways to emphasize the river.

3) Developing projects that celebrate the river and contribute to creating centers of interest and
activity that focuses on the Willamette.

4) Connecting the internal areas of the District to the Willamette Greenway Trail.

C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building

elements to surrounding points of interest and activity. Size and place new buildings to protect

existing views and view corridors. Develop building facades that create visual connections to

adjacent public spaces.

C1-1. Increase River View Opportunities. Increase river view opportunities to emphasize the

River District ambiance. This guideline may be accomplished by:

1) Designing and lo cating development projects to visually link their views to the river.
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2) Providing public stopping and viewing places which take advantage of views of River District
activities and features.
3) Designing and orienting open space and landscape areas to emphasize views of the river.

Findings for A1, Al1-1,C1,and C1 -1: The proposed building includes windows and large

punched o0apertureso6 that are oriented towards and co
River, Union Station and the downtown area. A 10 foot wide terrace has been provided along

the south face of 9 t floor. Its southern  orientation may afford some views of the Willamette

from certain vantage points. The design has been revised to provide a stronger visual

connection to the river by wrapping the outd oor terrace along a portion of the east fagcade in

place of the proposed storm water planters and eco -roof. This also helps provide some

outdoor amenity space for the office functions. The location and design of the projecting

apertures strategically frame views and are tied to the building program. This guideline is

met.

A2. Emphasize Portland Themes. When provided, integrate Portland  -related themes with the

devel opment 6s overal/l design concept.

A5 -3. Incorporate Water Features. Incorporate water featu res or water design themes that

enhance the quality, character, and image of the River District. This guideline may be

accomplished by:

1) Using water features as a focal point for integrated open spaces.

2) Taking cues from the river, bridges, and historic ind ustrial character in the design of
structures and/or open space.

3) Integrating storm water management into the development.

Findings for A2, and A5 -3: The project includes storm water planters and eco roofs on the

9nd floor and the roof deck, which  expres ses the rainy climate of the Pacific Northwest. A

large amount of bike parking has been provided on the ground floor for the residents, and

supports the bike culture of the City. The outdoor roof deck with its southern orientation

will afford someviews of t he areads natural featur esThesecl udi ng
guidelines have been met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that help

unify and connect individual buildings and different areas.

A5. Enhance, Embellish and Identify Areas. Enhance an area by reflecting the local character

within the right -of-way. Embellish an area by integrating elements in new development that build

on the areads character. |l dent i f ytieshyintagnatmatileminepeci al f ea
new development.

A5-1. Reinforce Special Areas. Enhance the qualities that make each area distinctive within the

River District, using the foll owing-1-d8A5lc5).al Area Desig
A5-1-4. Reinforce the Id  entity of the Union Station Area. This guideline may be accomplished

by:

1) Designing the massing of new development surrounding the station to highlight it as the
areads centerpiece.

2) Reflecting a high quality of materials, architectural detail, and texture i n new development.
A9. Strengthen Gateways. Develop and/or strengthen gateway locations.

A9-1. Provide a Distinct Sense of Entry and Exit. When developing at gateway locations,
provide a distinct sense of entry and exit that relates to the special qualiti es of an area. This

guideline may be accomplished by:

1) Orienting building massing and form towards the intersection of a major district entrance.

2) Creating structures or art or using special historic structures to frame a key district or special
area entry.

C4. Complement the Context of Existing Buildings. Complement the context of existing

buildings by using and adding to the local design vocabulary.
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Findings for A4, A5, A5 -1, A5 -1-4, A9, A9-1 and C4 : The subject site is located adjacent to
the historic U nion Station to the north; and  Chinatown -Japantown and Skidmore -Old Town

historic districts to the south -east. The 150086 tall Romanesque Revival c |
Station has been an important icon for the city of Portland since 1896. It marks one of the

cityds most i mportant gateways and t exisalom®iktes t he i mj
Avenue. The proposed development will also be distinctly visible while entering and existing

the NW Broadway Bridge on the north. Thus this important site acts not only as the

gateway to downtown Portland and the Pearl district to the east, but will also set the
standard for a significant amount of  future development in this neighborhood.

The design of the proposed building form has been revised so as to respond to its location
and the adjacent developments including Union Station and Bud Clark Commons (BCC),

which houses a vulnerable population. The revised design presents a more open and friendly
front door to the County.

The contextual response is being provided by a relatively quiet east elevation that serves to
visually frame the Union Station tower; deep masonry punched openings reflective of the
historic warehous e buildings, and a consistent ground floor datum with 2nd floor corner
glazing adjacent to the Bud  Clark Commons garage and courtyard entrances

The proposed building color scheme includes a darker color for the metal and stucco for
the window apertures, the box rib metal panels and the painted metal panels. The color of
the stucco is intended to m  atch that of the metal panels for the apertures. The dark metal
accents will help provide a contextual reference to the character of NW 6th Avenue which is
predominantly defined by warm red toned brick buildings with red pavers for sidewalks and
culminates in the red roof and coarse exposed aggregate concrete stucco of the Union
Station.

Another unifying element is the design of the projecting window apertures. The proportions,

colors and location of the  North aperture  reflects the iconic Romanesque Union station

tower . ltds |l ocation strategically frames views to t|
programmatic logic.

The secondary North Entrance  provided at the north  -east corner facing NW Irving Street
and Union Station, is defined by a smaller rec essed portico, similar to the main entrance. An
angled wall has been introduced that widens the entrance and opens it out to the street. The
north entrance is emphasized in the revised design by including a large metal canopy. Its
detailing and design has  been resolved to be consistent with the main entrance canopy.

Satin bronze, clear coated door hardware is also being proposed to reflect the hardware used

for the Union Station.  The following condition of approval is proposed to ensure this feature

The d oor pulls for the east and north entrances will be made of satin, clear coated brass as
per the provided manufactures cutsheet.

The design for the west elevation  has been revised to include larger window openings. A
majority of the windows have been desig  ned with projecting frames. Brick horizontal bands
have been introduced below the windows which are effective in tying the large brick wall

sections and also reduce the verticality of the building. Brick extended all the way to top,
including the 9th floor  and the mechanical units on roof top. Brick is also wrapped around

the north and south side wall returns. (Exhibit C -26 & A -18). Perspective drawings for the
roof top have been provided in Exhibit A.18 -19.

A shorter Concrete Masonr yisbdingiptopoge€attie base dfthe 8 6 x 1 6 6
building so as to blend better with the size of the brick used on the elevations. The color of



Staff Report and Recommendation for LU 16 -207483 DZM - Multhomah Health Headquarters Page 9

the CMU is to match the color of the Norman Brick pewter color. Furthermore, the CMU and
metal intake louvers will be part  ially screened by the existing site wall and decorative Corten
screen. The intake louver is passive and there is no fan associated with the duct.

Additionally it is connected to a sound attenuation duct. Drawings have been provided to
illustrate this (Exhi  bit C -46).

With the condition of approval for door pulls, as noted above, t hese guidelines are met.

A3-1. Provide Convenient Pedestrian Linkages. Provide convenient linkages throughout the
River District that facilitate movement for pedestrians to and from the river, and to and from
adjacent neighborhoods. This guideline may be accomplished by:
1) Using visual and physical cues within the design of the building and building entries to
express connections to the river and to adjacent neighborhoods.
2) Orienti ng integrated open spaces and trails that physically and visually link the river and/or
surrounding neighborhoods.
3) Reusing or retaining cobblestone within the design of new development.

4) Encouraging flexibility and creativity along streets enhancing their h istoric or cultural role.

5) Creating visual and physical links across major corridors such as | -405, Burnside, and
Front/Naito to strengthen connections to the river and other neighborhoods.

A5-4. Integrate Works of Art. Integrate works of art or other speci al design features that increase

the public enjoyment of the District. This guideline may be accomplished by:

1) Integrating art into open spaces or along pathways.

2) Incorporating art within the structure of the building.

3) Using o0found objectséftripant tdree aremdanthi story.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent sidewalks to
increase the space for potential public use. Develop visual and physical connections into

buil dings6 acti ve i djacentrsidewnlks.ssaarchi®ctufarementasuch as
atriums, grand entries and large ground -level windows to reveal important interior spaces and
activities.

B1-1. Provide Human Scale to Buildings along Walkways. Provide human scale and interest to

buil dings along sidewalks and walkways. This guideline may be accomplished by:

1) Providing street furniture outside of ground floor retail, such as tables and chairs, sighage and
lighting, as well as large windows and balconies to encourage social interaction.

2) Providing stoops, windows, and balconies within the ground floors of residential buildings.

B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can

stop, view, socialize and rest. Ensure that these places do not conflic t with other sidewalk uses.

B6. Develop Weather Protection. Develop integrated weather protection systems at the

sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and

sunlight on the pedestrian environment.

B7. Integrate Barrier -FreeDesign. | nt egrate access systems for all/l peop
overall design concept.

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the

building from the middle and top by using elemen ts including, but not limited to, different exterior

materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk  -level of

buildings to accommodate a variety of active uses.

Findingsfo r A3-1, A5-4, A8, Bl1-1,B4,B6,B7,C8and C9 : The active ground floor uses

along the sidewalk include a potential retail area, lobby and waiting area, and an 8 foot wide

corridor/gallery along approximately 30% of the NW 6th Avenue frontage. A pharmacy an d

work space with glazed walls  is located behind this gallery corridor . The east facing exterior

wall along NW 6 t has been designed to accommodate potential future storefront

conversions, in order to meet the Ground Floor Active Use Standards. This includ es

horizontal mullions at 9 feet height for future canopy connections and precast sills and

glazing that can be removed at specific | ocations f ol
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interior glass may al so be removedwrengwitwWRACRe 906 dat ul
and has engaged the artist Francesco Simeti to design the main installation in this gallery
space. Refer to Exhibits C11.

The proposed ground floor program and elevations have -been changed significantly to be
more open and invitingt o the pedestrians. The spacing and proportion of the ground floor
window frame elements and the size of the window openings have been increased for more
transparency. The design has been further revised since the November 3 d hearing to
incorporate some of the more interesting column patterning from the earlier design, while
maintaining the shallower column depths.

The proposed gallery has been made wider and is 8 feet wide for a small section

(approximately 30%) of the elevation, with doors at both ends. The lobby and pharmacy area

are better integrated with the gallery space, by providing a more spacious connection with

the waiting area. While the north entrance could still function as a controlled access during

the day, the art work is proposed to be bro ught down on the interior glass panels of the

workspace, hence increasing its visibility from the sidewalk ( Exhibit C11 ). The structural

columns along the east elevation have also been redesigned to include built in benches. Part

of the gallery spaceands t or ef ront conversions are being provided
Ground Flooré6 requirements of 33.510.225, PzC. The a
the development of the art work by artist Fracesco Smeti.

The following COA for the proposed public art wil | be required :

A. The public art in two noted locations, on the east and west elevations, shall be approved
by the Regional Arts & Culture Council (RACC) and installed prior to issuance of final
occupancy of the building.

|0

A covenant for each of the  public art pieces will be required, following the regulations of
Section 33.700.060, Covenants with the City, to ensure the installation, preservation,
maintenance, and replacement of the public art pieces must be provided prior to

approval of the main bui __Iding permit. The covenants must document approval by the
Regional Arts and Culture Council.

The building entrances have been provided from the  south -east and north -east corner s.

The main entrance has been redesigned and re -oriented to face NW 6th Avenu e (Exhibit

C14, C39), the primary transit street. It provides a more visible, direct and barrier access to

the interior lobby. A large projecting metal canopy serves to indicate and emphasize it as the

buildingds primary entr anc adooShardwiare is lso being goposedl ear c o a:
to reflect the hardware used for the Union Station. A condition of approval, discussed above,

has been included to ensure this feature.

The secondary entrance  provided at the north  -east corner facing NW Irving Stre et and
Union Station, is defined by a smaller recessed portico, similar to the main entrance. An

angled wall has been introduced that widens the entrance and opens it out to the street. The
north entrance is_emphasized in the revised design by  introducing a large metal canopy. The
canopy detailing and design  has been resolved to be consistent with the main entrance

canopy. Satin bronze, clear coated door hardware is also being proposed to reflect the

hardware used for the Union Station.

The applicants are  seeking modification to the Ground Floor Active Use and Ground Floor
Window standards along the north facade fronting on to NW. Irving Avenue . It should be
noted that this elevation faces the Union Station, and would be visible from it as well as the

ramp leading to NW Broadway Street.  Currently, less than 50% of the external wall fronting
on to the street includes active uses and qualifying windows. The inactive facade includes
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access to two standard type A loading spaces, an additional adjacent vestibule , and a staff
stairway to the second floor.  The design has been revised to replace the 20 foot wide solid
metal garage door with a frosted glass paneled door. The proposed garage door provides

more pedestrian interest and human scale along this facade, esp ecially important given the
adjacency of the Bud Clark Commons courtyard entrance.

The project is using the bike locker room provision to gain bonus FAR. It should also be

noted that bike room locker facilities are proposed on the 9 th floor. The applican ts are
proposing a Modification to Bicycle Parking Standards (33.266.220.C) in order to allow a

space less than 2 feet by 6 feet for each required bicycle parking space.

These modifications are discussed in more detail in a following section of the report

With the condition of approval for RACC, as noted above, t hese guidelines are met .

A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights -of-way by
creating and maintaining a sense of urban enclosure.

B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right -of-way exists or has existed. Develop and define the

different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and

the curb. Develop pedestrian access routes to supplement the public right -of-way system through
superblocks or other large blocks.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.

Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer

safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical

exhaust routing systems, and/or service areas in a manner that does not detract from the

pedestrian envir onment.

B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian movement
by connecting the pedestrian system with innovative, well -marked crossings and consistent
sidewalk designs.

Findings for A7, B1, B2 and B3:

The exist ing sidewalk corridors on NW Hoyt and NW Irving meet standards in terms of width

but they do not comply with the specific design elements of the River District. The applicant

will be required by PBOT to reconstruct the sidewalk corridors on both frontages to meet the
design elements of the River District. Consistent with the River District Standards, curb

extensions will be required where feasible to be determined during the Public Works Process
NW 6th Avenue is improved in accordance with River District/T ransit Mall Standards. The
applicant is proposing to relocate the existing taxi stand on NW 6 th Avenue, and will be
required to reconstruct/repair the existing frontage to River District Standards.

Proposed right of way improvements include adding or pre serving street trees in the

furnishing zone include two (2) along NW Hoyt, three (3) along NW Irving Street, and four (4)
along NW 6 th Avenue. The existing four Norway maple street trees along NW 6 " are on the
Portland Nuisance plant list, and are approve d for removal.

The building has been build out till the property lines and complies with the required

building line standard along NW 6 ™ Avenue and NW Hoyt Street. It hence helps define the

public right of way and creates and maintains a sense of urban enclosure. S idewalk -oriented
down lights have been provided in the canopies and soffits of the ground floor and signage is

not part of the review. Louvers have been appropriately located in the upper portion of the

ground floor away from the pedestrian e nvironment. The louvers are integrated in the

storefront system and occur above the canopy , when provided and are setback from the 2 nd

floor above. They will be finished and painted to match the window system. These guidelines

are met.
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C2. Promote Qual ity and Permanence in Development. Use design principles and building
materials that promote quality and permanence.

Findings: A variety of materials are proposed including Norman brick, precast concrete,
metal panels and aluminum window systems. Steel plate canopies are proposed for the
ground level and an aluminum bar grate canopy for the terrace on the 9 th floor.

The primary building materials have been revised and _consist of:
1 Norman brick masonry with pewter or gray blend. Thin brick is proposed f or all window

headers, and the spandrel panel below the 9 th floor curtain wall window. The Commission
approved the proposed brick finish at the September 22, 2016 hearing.

1 Three types of metal panels are proposed:
- 22 gauge, unbacked, concealed fastene d box rib metal panelina  warm dark grey
metallic custom color to match gotham pewter, for the 9 th floor, the rooftop mechanical

screening, and parts of the west facade.

- 18 gauge, unbacked, concealed fastened , painted metal panels in warm dark grey
metallic custom color to match gotham pewter, for the sill of the large window
apertures, spandrels for the end bays of north and south elevation, and part of the west
end wall on the south elevation.

- 12 gauge light metal shelf in a warm dark grey metal lic custom color to match gotham
pewter, for the south facing windows.

1 Cement board, Acrylic Stucco in a color to match the metal panels is proposed for the
projecting apertures.

9 Precast Concrete panels with plaster soffits for the base of the building, coping and
window sills in gray.

fPorcelain Tiles ( SI ifanthe secendary récéssed éntranoce poctico.
§I Concrete Masonry Unit is being proposed for the base of west elevation. A shorter

Concrete Masonry Unit ( CMU bpposediso as@odbbert 6efter withthe bei ng pr
size of the brick used on the elevations. The color of the CMU is to match the color of the

Norman Brick pewter color. Furthermore, the CMU and metal intake louvers will be

partially screened by the existing site wall and decorative Corten screen. The intake louver

is passive and there is no fan associated with the duct. Additionally it is connected to a

sound attenuation duct.

9 Solarban 70X L window glass with no tint or color additive is proposed. It has the highest
visible transmittance at 64%. The applicant has included an example of a building
(Providence St. Vincent, Portland,) using this glass to confirm that it will not appear dark
against the lighter grey walls.

§ Ground floor Curtain Wall Sill Detail. A shallow 2 inch recess is proposed for the
concrete curb where the precast window sill meets the brick pavers. This revised detail
should prevent accumulation of trash in this area.

This guideline is met.

C3-1. Integrate Parking. Design parking garage exteriors  to visually integrate with their
surroundings. This guideline may be accomplished by:
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1) Designing street facing parking garages to not express the sloping floors of the interior

parking.
2) Designing the sidewalk level of parking structures to accommodate acti ve uses, display
windows, public art or other features which enhance t

pedestrians.

Findings : Since the September 22, 2016 hearing the 20 foot wide solid metal garage door
has been replaced with a frosted glass paneled door. The proposed garage door provides
more pedestrian interest and human scale along this facade, which is especially important

given the adjacency of the Bud Clark Commons courtyard entrance. This guideline is met.

C5. Design for Coherency. Integrate the d ifferent building and design elements including, but

not limited to, construction materials, roofs, entrances, as well as window, door, sign, and lighting

systems, to achieve a coherent composition.

C11. Integrate Roofs and Use Rooftops. Integrate roof fu nction, shape, surface materials, and

colors with the buildingds overall design concept. Size
penthouses, other components, and related screening elements to enhance views of the Central

Cityods skyl i newsframsotherbuildingsarsvantage points. Develop rooftop terraces,

gardens, and associated landscaped areas to be effective storm water management tools.

Findings for C5 & C11

The revised west elevation includes larger window openings, a majority o f which have been
designed with projecting frames. Brick horizontal bands have been introduced below the
windows which help tie the large brick wall sections and also reduce the verticality of the

building. Brick is proposed to be extended all the way tot op, including the 9th floor and the
mechanical units on roof top. Brick is also wrapped around the north and south side wall

returns. (Exhibit C  -26 & A -18)

A shorter Concrete Masonry Unit (CMU), 46x806x1606, 1is
building so a s to blend better with the size of the brick used on the elevations. The color of

the CMU is to match the color of the Norman Brick pewter color. Furthermore, the CMU and

metal intake louvers will be partially screened by the existing site wall and decorat ive Corten

screen. The intake louver is passive and there is no fan associated with the duct.

Additionally it is connected to a sound attenuation duct. Drawings have been provided to

illustrate this (Exhibit C  -46). Perspective drawings for the roof top hav e been provided in

Exhibit A.18 -19.

These guidelines are met.

C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in facade plane, large windows, awnings, canopies,

marquees, signs and pedestrian entrances to highlight building corners. Locate flexible sidewalk -
level retail opportunities at building corners. Locate stairs, elevators, and other upper floor

building access points toward the middle of the block.

Findin gs: The two building entrances are located on the east elevation and at the northeast
corner, and face NW 6 ™ Avenue and NW Irving Stre et. The bike locker room, staff entrances
and the main circulation core have been located towards the rear, along the wes t elevation.
NW Hoyt is proposed as the location of the vehicular client drop -off area as the majority of
clients and staff are anticipated from the southeast direction, and to avoid potential conflicts

with the frequent bus and Max lines on NW 6 th Avenue.

The main entrance has been redesigned and re -oriented to face NW 6th Avenue, the primary
transit street. It provides a more visible, direct and barrier access to the interior lobby. A
large projecting metal canopy serves to indicate and emphasize it as the buildingds prin
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entrance. The southeast corner is further activated by providing a generous building setback
with retail fronting and wrapping around the corner.

The secondary entrance  is provided at the north  -east corner facing NW Irving Streeta nd
Union Station. It is defined by a smaller recessed portico, similar to the main entrance. An
angled wall has been introduced that widens the entrance and opens it out to the street.

The north entrance is emphasized in the revised design by including a large metal canopy.
The canopy detailing and design has been resolved to be consistent with the main entrance
canopy. Satin bronze, clear coated door hardware is also being proposed to reflect the

hardware used for the Union Station. A condition of approva | has been included, as
discussed above, to ensure this feature.

This guideline is met.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the buildingds over aglohightightithgn concept.
buil dingds architecture, being sensitive to its impacts

Findings:  The project will incorporate historic ornamental street lighting along its frontage,
consistent with River District Right of Way standards. Building lighting will consist of

recessed can lights in soffits ~ and linear LED lights under the canopies . All of these lights are
integrated and concealed and focus the illumination downward so as not to impact the

skyline at night.  This guideline has be en met.

33.825.040 Modifications That Will Better Meet Desigh Review Requirements:

The review body may consider modification of site -related development standards, including the
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go through
the adjustment process. Adjustments to use -related development standards (such as floor area
ratios, intensity of use, size of the use, number of units, or concentration of uses) are required to
go through the adjustment process. Modifications that are denied through design review may be
requested as an adjustment through the adjustment process. The review body will approve
requested modificati ons if it finds that the applicant has shown that the following approval criteria
are met:

A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
B. Purpose of the standard. On balance, the proposa | will be consistent with the purpose of

the standard for which a modification is requested.

Modification #1  : Ground floor Windows (33.510.220 ): Allow qualifying window features for
less than 50 percent of the length o f the elevation that fronts on Irving Street.

Purpose Statement . In the Central City plan district, blank walls on the ground level of buildings

are limited in order to:

A Provide a pleasant, rich, and diverse pedestrian experience by connecting activities occurring
within a structure to  adjacent sidewalk areas;

Encourage continuity of retail and service uses;

Encourage surveillance opportunities by restricting fortress -like facades at street level; and
Avoid a monotonous pedestrian environment.

The plan district modificati  ons to the base zone standards for ground floor windows are
intended to promote ground floor windows in a larger number of situations than in the base

zones and to provide additional flexibility in meeting the standard

To T To o
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Standard 33.130.230 .B.1.3: The wind ows must be at least 50 percent of the length and 25 percent
of the ground level wall area. Ground level wall areas include all exterior wall areas up to 9 feet
above the finished grade. The requirement does not apply to the walls of residential units, and
does not apply to the walls of parking structures when set back at least 5 feet and landscaped to

at least the L2 standard.

Modification #2  : Ground floor active use (33.510.225): Allow actives uses for less than 50%
of the ground floor of North elevation  that fronts on Irving Street.

Purpose Statement. The ground floor active use standards are intended to reinforce the continuity
of pedestrian -active ground -level building uses. The standards are also to help maintain a healthy
urban district through the interrelationship of ground  -floor building occupancy and street level
accessible public uses and activities. Active uses include but are not limited to: lobbies, retalil,
residential, commercial, and office.

Standard 33.510.225.C: Ground floor active use s tandard. Buildings must be designed and
constructed to accommodate uses such as those listed in Subsection A., above. Areas designed to
accommodate these uses may be developed at the time of construction, or may be designed for
later conversion to active u  ses. This standard must be met along at least 50 percent of the ground
floor of walls that front onto a sidewalk, plaza, or other public open space.

Areas designed to accommodate active uses must meet the following standards:

1. The distance from the fin ished floor to the bottom of the structure above must be at least 12
feet. The bottom of the structure above includes supporting beams;

2. The area must be at least 25 feet deep, measured from the street -facing facade;

3. The area may be designed to acco mmodate a single tenant or multiple tenants. In either case,
the area must meet the standards of the Accessibility Chapter of the State of Oregon
Structural Specialty Code. This code is administered by BDS; and

4. The street -facing facade must include win ~ dows and doors, or be structurally designed so doors
and windows can be added when the space is converted to active building uses.

Findings for Modifications 1 & 2: The facade fronting NW Irving Street includes arecessed
public entrance, work spaces, access to two standard type A loading spaces, an adjacent
vestibule and a staff stairwa y. As proposed, more than half of the NW Irving facade consists

of inactive spaces. Specifically, active spaces consisting of the work space and public

entrance area consti tute only 41% of the length of the street facing facade. The qualifying

windows consisting of the work spaces, public and staff entrance constitute approximately

45% of this facade length. The loading access and the adjacent vestibule primarily

contribute to the lack of active uses and qualifying windows on the street level.

The Irving Street elevation directly faces the Union Station, which mar ks one of
most important gateways. The  subject elevation will also be distinctly visible while enteri ng
and existing the NW Broadway Bridge on the north.

The revised design for the north elevation helps to reinforce pedestrian orientation and to a
vibrant streetscape by:
1 Providing well articulated and designed east elevation and north corner entrance th at are
pedestrian friendly and open so as to mitigate for the predominantly inactive north
frontage.

1 Providing translucent paneled loading garage door for pedestrian interest and human
scale, especially given the adjacency of the Bud Clark Commons courtya rd entrance.

t

he

ci
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The resulting development will better meet applicable guidelines including A8, B1 -1,B4,C3 -
1, C8 and C9. These modifications merit approval

Modification #3 Standards for all bicycle parking (33.266.220.C.3.h)

Purpose: These standards e nsure that required bicycle parking is designed so that bicycles may
be securely locked without undue inconvenience and will be reasonably safeguarded from
intentional or accidental damage.

Standard : Required bicycle parking may be provided in floor, wal l, or ceiling racks. Where

required bicycle parking is provided in racks, the racks must meet the following standards:

a. The bicycle frame and one wheel can be locked to the rack with a high security U -shaped
shackle lock if both wheels are left on the bicy cle;

b. A space 2 feet by 6 feet must be provided for each required bicycle parking space, so that a
bicycle six feet long can be securely held with its frame supported so that the bicycle cannot
be pushed or fall in a manner that will damage the wheels or co mponents.

c. The rack must be securely anchored.

The proposed rack system horizontally stacks bicycles o
on center. The sliding trays are separated vertically b
wheel.

Finding s: The project includes 52 total long  -term bicycle parking spaces within a room at the
first floor level.

Accommodating all bicycle parking spaces in on -grade horizontal racks would consume

considerable floor area. The stacked configuration allows reside nts to vertically store and lock

their bicycles with 176 staggered clearances to adjac
pr opos e d-cénikmseparation may be a narrower dimension, but the stagger and

allowance for sliding hangers will help assi st hanging and locking a bike. The -B6ai sl e
provided behind each bicycle rack exceeds the mini mum
maneuvering space. For all of these reasons, the purpose statement is satisfied. The functional

and space -efficient s ystem of the wall -mounted bike racks alleviates floor plan demands,

which in turn results in active uses at the street, like the generous main lobby and leasable

retail space. The proposal better meets design guidelines A8 Contribute to a Vibrant

Streetsca pe and B1 Reinforce and Enhance the Pedestrian System. Therefore, this criterion is

met. This Modification therefore merits approval.

DEVELOPMENT STANDARDS

Unless specifically required in the approval criteria listed above, this proposal does not have to

meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of

Title 33 can be met, or have received an Adjustment or Modification via a land use review prior to
the approval of a building or zoning permit.

CONCLUSIONS

The subject site is located adjacent to the historic Union Station to the north; and Chinatown -

Japantown and Skidmore -Old Town historic districts to the south -east. The 15008 tall Romane
Revival clock tower on Union Station has been an important icon for the city of Portland since

1896. I't marks one of the city&ds most i mportant gateway
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mall axis along Sixth Avenue. The proposed development will also be distinctly visible while
entering and existing the NW Broadway Bridge on the north. Thus this important site acts not
only as the gateway to downtown Portland and the Pearl district to the east, but will also set the
standard for a significant amount of future development in this neighborhood.

The design review process exists to promote the conservation, enhancement, and continued

vitality of areas of the City with special scenic, architectural, or cultural value. The ZGF design

team pursued early Design Advice Request [DAR] with the Portland Design Commission on April

14, 2016 [primary focus on context, massing, coherency, ground floor activation, loading]. Since
then the ZGF team has held  three Design Commission hearings on Septe mber 22, 2016,
November 3, 2016 and November 10, 2016 . Over the course of this review critical issues regarding
response to context, coherent west elevation and ground floor activation have been successfully

resolved.

As now designed, the Multnomah Count y Health Headquarters building provides a considered
response to the adjoining historic Union Station and Bud Clark Commons and meets with the
design guidelines , and therefore merits approval.

DESIGN COMMISSION DE CISION

Approval a 9-storey, approximatel y 157,000 sf building on the vacant lot adjacent to th e Bud
Clark Commons development, and will include:
1 A bike room, with 55 parking spa  ces accessed from NW Hoyt Street.

1 Short term bike parking near the entrances on the north and south elevation.
1 Primary exterior materials include p  recast concrete base, Pewter blend Norman brick with
slu rry and random diagonal press, a  luminum window system with precast sills, painted metal

panels, box rib metal panels  and clear glass windows.
1 The color of the acrylic st ucco for the projecting window apertures must match that of the
metal panels for the apertures.

The proposal uses the bike locker room, eco  -roof and affordable housing replacement fund
bonuses, to add a maximum bonus FAR of 3:1, and maximum bonus height of 4586 for a total
of 9:1.

Approval of the f ollowing Modification requests:

1) Ground floor Windows (383.510.220): Allow qualifying window features for less than 50
percent of the length of the elevation that fronts on Irving Street.

2) Ground floora ctive use (33.510.225): Allow active uses for less than 50% of the ground floor
of North elevation that fronts on Irving Street.

3) Modification to Bicycle Parking Standards (33.266.220.C): Allow a space less than 2 feet by
6 feet for each required bicycle  parking space.

Approvals per Exhibits C.1  -C-83, signed, stamped, and dated = November 11, 2016 , subject to the
following conditions:

A. As part of the building permit application submittal, the following development -related
conditions (A & E) must be noted on each of the 4 required site plans or included as a sheet in
the numbered set of plans. The sheet on which this information appears must be labeled
0ZONI NG COMPL I ANGage FiRr AGIE-207483 DZM. All requirements must be
graphically represented on  the site plan, landscape, or other required plan and must be
| abel ed OREQUI RED. o
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B. The public art in two noted locations, on the east and west elevations, shall be approved by
the Regional Arts & Culture Council (RACC) and installed prior to issuance of fi nal occupancy
of the building.

C. A covenant for each of the public art pieces will be required, following the regulations of
Section 33.700.060, Covenants with the City, to ensure the installation, preservation,
maintenance, and replacement of the public a rt pieces must be provided prior to approval of
the main building permit. The covenants must document approval by the Re gional Arts and
Culture Council.

D. The door pulls for the east and north entrances will be made of satin, clear coated brass as per
the provided manufactures cutsheet.

E. No field changes allowed.

o WS

David Wark , Design Commission Chair

Application Filed: Decision Rendered: November 10, 2016
Decision Filed: November 11, 2016 Decision Mailed: November 22 , 2016
About this Decision. This land use decisionis  not a permit  for development. Permits may be
required prior to any work. Contact the Development Services Center at 503 -823-7310 for

info rmation about permits.

Procedural Information. The application for this land use review was submitted on July 19,
2016, and was determined to be complete on July 29, 2016

Zoning Code Section 33.700.080 states that Land Use Review applications are revie wed under the
regulations in effect at the time the application was submitted, provided that the application is

complete at the time of submittal, or complete within 180 days. Therefore this application was

reviewed against the Zoning Code in effect on July 19, 2016 .

ORS 227.178 states the City must issue a final decision on Land Use Review applications within

120 -days of the application being deemed complete. The 120 -day review period may be waived or
extended at the request of the applicant. In this c ase, the applicant requested that the 12 0-day
review period be extended (Exhibit G2). The 120 days expire on : 3/26/2017

Some of the information contained in this report was provided by the applicant.

As required by Section 33.800.060 of the Portland Zon ing Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the Design
Commission with input from other City and public agencies.

Conditions of Approval. This approval may be subject  to a number of specific conditions, listed
above. Compliance with the applicable conditions of approval must be documented in all related
permit applications. Plans and drawings submitted during the permitting process must illustrate

how applicable cond itions of approval are met. Any project elements that are specifically

required by conditions of approval must be shown on the plans, and labeled as such.

These conditions of approval run with the land, unless modified by future land use reviews. As
used in the conditions, the term oapplicantd incl

udes

t

h
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person undertaking development pursuant to this land use review, the proprietor of the use or
development approved by this land use review, and the current owner and future owners of the
property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will hold a

public hearing.  Appeals must be filed by 4:30 pm on December 6 , 2016 at 1900 SW Fourth A ve.
Appeals can be filed atthe 5 t floor reception desk of 1900 SW 4 th Avenue Monday through Friday
between 8:00 am and 4:30 pm. Information and assistance in filin g an appeal is available from

the Bureau of Development Services in the Development Servi ces Center or the staff planner on

this case. You may review the file on this case by appointment at, 1900 SW Fourth Avenue, Suite

5000, Portland, Oregon 97201. Please call the file review line at 503 -823-7617 for an
appointment.

If this decision is app ealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon Land
Use Board of Appeals (LUBA).

Upon submission of their application, the applic ant for this land use review chose to waive the
120 -day time frame in which the City must render a decision. This additional time allows for any
appeal of this proposal to be held as an evidentiary hearing, one in which new evidence can be
submitted to Ci ty Council.

Who can appeal:  You may appeal the decision only if you have written a letter which was

received before the close of the record at the hearing or if you testified at the hearing, or if you are

the property owner or applicant. Appeals must be filed within 14 days of the decision . An appeal
fee of $5,0 00 will be charged

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information on

how to file and the deadline for filing an appeal will be included with the d ecision. Assistance in
filing the appeal and information on fee waivers are available from the Bureau of Development

Services in the Development Services Center, 1900 SW Fourth Ave., First Floor. Fee waivers for
neighborhood associations require a vote of the authorized body of your association. Please see
appeal form for additional information.

Recording the final decision.

If this Land Use Review is approved the final decision must be recorded with the Multhomah
County Recorder. A few days priort o the last day to appeal, the City will mail instructions to the
applicant for recording the documents associated with their final land use decision.

1 Unless appealed, The final decision may be recorded on or after December 7 , 2016 .
1 A building or zoning per  mit will be issued only after the final decision is recorded.

The applicant, builder, or a representative may record the final decision as follows:

1 By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multhomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self -addressed, stamped envelope.

1 InPerson: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the County
Recorderds office | ocated at 501 SE Hawthorne Boul eva
recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503 -988-3034
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For further information on your recording documents please call the Bureau of Development
Services Land Use Services Divi sion at 503 -823-0625.

Expiration of this approval. An approval expires three years from the date the final decision is
rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multi ple developments, and a building permit is not issued
for all of the approved development within three years of the date of the final decision, a new land

use review will be required before a permit will be issued for the remaining development, subject

to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this proj ect. At the time they apply for a permit, permittees must
demonstrate compliance with:

1  All conditions imposed here.

1  All applicable development standards, unless specifically exempted as part of this land use
review.

All requirements of the building code.

All provisions of the Municipal Code of the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

il
f

Puja Bhutani
November 10, 2016

The Bureau of Development Services is committed to providing equal access to

info rmation and hearings. Please notify us no less than five business days prior to

the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -823 -
6868).

EXHIBITS
NOT ATTACHED UNLESS INDICATED

Applicantds Statement

1. Original Narrative, dated  7/19/2016

2. Pre-Application Conference Summary Memo

3. Original Plan Set, dated 7/19/2016 - NOT APPROVED! reference only

4. Applicant memo, 7/29/2016

5. Revised Narrative, 7/29/2016

6. Revised Plan Set, dated 7/29/2016, before revisions - NOT APPROVED! reference only
7. Manufacturers Cut Sheets, dated 7/29/2016 - NOT APPROVED!/ reference only
8. Preliminary Stormwater Drainage Report

9. Revised Narrative, 9/2/2106

10. Drawing Set from 1 st hearing, dated September 2, 2016 (NOT APPROVED)

11. Manufacturers Cut Sheets, dated September 2, 2016 (NOT APPROVED)

12. Revised Narrative, 10/24/2106

13. Revised renderings, contextual photographs, FAR diagrams, Modifications, 10/24/2016
14. Drawing set from 2 nd hearing, dated October 24, 2016 (NOT APPROVED)

15. Manufacturers Cut Sheets, dated October 24, 2016 (NOT APPR OVED)

16. Applicant memo, dated 11/7/2016

17. Abbreviated drawing set, dated November 11/10/2016 for 3 d hearing.

18. Revised renderings, contextual photographs, FAR diagrams, Modifications, 11/10/2016
B. Zoning Map (attached)

C. Plans & Drawings:

1. Project Data
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Project Description
Plans cover sheet
Below Grade Plan
Site Plan (attached)
Level 2-4 Plans
Level 5-8 Plans
Level 9 Plans

Roof Plan

. Ground Floor cover sheet

. Gallery Wall, Integration of Art

. Ground Floor Active Space and Convertibility

. GF East elevation, proposed and future entries
. East Main Entry Canopy

. Reflected ceiling plan and exterior lighting

. Elevations Cover sheet

. East Elevation - line drawing (attached)

. East Elevation - rendering

. South Elevation -line drawing (attached)

. South Elevation -rendering Option A

. Sout h Elevation -rendering Option B - NOT APPROVED, REFERENCE ONLY
. North Elevation -line drawing (attached)

. North Elevation -rendering Option A

. North Elevation - rendering Option B - NOT APPROVED, REFERENCE ONLY
. West Elevation -line drawing (attached)

. West Elevation -rendering Option A

. West Elevation - rendering Option B - NOT APPROVED, REFERENCE ONLY
. Building Sections Cover sheet

. East-West Building Section

. North South Building Section

. Street Sections Cover sheet

. South Facade Ground Floor Axon

. Bike Storage Section

. Bike S torage Entry Section

. Lease Area Section

. Main Entry Section

. East Facade Ground Floor Axon

. Main Entry Section

. Main Entry Vestibule Section

. Gallery Section

. North Fagade Ground Floor Axon

. North Entrance Section

. Loading Dock Section

. Loading Dock Section

. Vestibu le Section

. West property line section

. Wall Sections Cover Page

. South upper aperture elevation and axon

. South upper aperture detail sections

. South middle aperture elevation and axon

. East upper aperture elevation and axon

. East upper aperture detail sections

. East penthouse; mechanical screen; Level 9 - elevation and section
. North upper aperture elevation and axon

. West upper aperture elevation and axon

. West typical elevation and axon

Page 21
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57.
58.
59.
60.
61.
62.
63.
64.
65.
66.
67.
68.
69.
70.
71.
72.
73.
74.
75.
76.
77.
78.
79.
80.
81.
82.
83.

West upper aperture detail wall sections

Detail Cover sheet

Ground Floor Curtai  n Wall Jamb

Ground Floor Curtain Wall Head

Ground Floor Curtain Wall Head, Typical North and South

Ground Floor, Main Canopy

Ground Floor, Current and Future Curtain wall sill, Typical East
Ground Floor, NE & SE Corner Column and Loading Dock Jamb
Ground F loor, Louver head and Canopy Detail; Loading Dock Head
Upper Floor, Typical Brick Cavity Wall

Upper Floor, Typical Brick Cavity Wall Sill, East, North & South
Upper Floor, Typical Brick + Aperture Jamb and Head

Upper Floor, Typical Brick Cavity Wall, Apert ure Mullion and Sill
Upper Floor, Typical Brick Cavity Wall Jambs, East, North & South
Roof Details, Terrace Canopy and Mechanical Screen

Upper Floor, Typical West Wall Details

Civil Drawings Cover Sheet

Site Survey

Site Plan

Utility Plan

Storm water Plan

Storm water Calculations

Landscape Cover Sheet

Landscape Plan, Plant Schedule, Level 9

Landscape Plan, Plant Schedule, Penthouse

Landscape Plan, Plant Schedule, Roof

Manufacturers Cut sheet Packet

D. Notification information:

1.

>0 s wN

NN E

Request for response

Posting letter sent to applicant

Notice to be posted

Applicantds statement certifying posting
Mailed notice

Mailing list

gency Responses:

Bureau of Environmental Services

Bureau of Transportation Engineering and Development Review
Bur eau of Parks, Forestry Division

Life Safety Division of BDS

Water Bureau

Fire Bureau

Site Development Section of BDS

Revised BES response

F. Letters:

1.

Zach Fruchtengarten and Sarah Stevenson, Co -Chair, Land Use and Design Review
Committee, August 9, 2016.

G. Other:

Noghr~wbdbpE

I

Original LUR Application

120 -day waiver

Incomplete letter from staff to applicant, sent 7/21 /2016

PBOT, Request for Completeness R esponse, 7/21 /2016

BES, Requ est for Completeness Response, 7/20 /2016

Best Practices: A guide to the City of Portland Design Review Process
PHLC Design Advice Summary  5/3/2016

Received before the 1 st Hearing]
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1. Staff memo to the DC hearing, dated September 1, 2016

2. Staff report and recommendations to the DC, dated August 29, 2016
[Received atthe 1 st Hearing]

3. List of T estimony

4. Staff PowerPoint Presentation to Hearing Body

5. Applicant PowerPoint Presentation to Hearing Body

[Received before the 2nd Hearing]

6. Staff memo to the DC hearing, dated October 25, 2016

7. Staff report and recommendations to the DC, dated October 25, 20 16
[Received at the 2nd Hearing]

8. List of Testimony

9. Staff PowerPoint Presentation to Hearing Body

10. Applicant PowerPoint Presentation to Hearing Body

[Received before the 3rd Hearing]

11. Staff memo to the DC hearing, dated November 8, 2016

Received at the 3rd Hearing]

12. Staff report and recommendations to the DC, dated November 9, 2016
13. Applicant PowerPoint Presentation to Hearing Body

The Bureau of Development Services is committed to providing equal access to

information and hearings. Please notify us no less t han five business days prior to

the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -823 -
6868).
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*Approved*
City of Portlandresma —{

Bureau of Development Services
CURTANWALL

Planner k iy
Date &NBR»

* This approval applies only to tha
reviews requested and is subjeet-to-alt

EAST ELEVATION i

o 5 10 20

congditions of approval.
Addticnal zoning requirements may aggly.
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